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Sponsors
• Downtown Development Authority
• City of Colorado Springs
• El Paso County
• Nor’wood Development Group
• Griffis-Blessing
• Colorado Springs Utilities
• Pikes Peak Regional Building Department
• University of Colorado, Colorado Springs
• Colorado College
• Pikes Peak Community College
• The United States Olympic Committee
• The Convention and Visitors Bureau
• Greater Colorado Springs Business Improvement District
• Colorado Springs Urban Renewal Authority
• The Greenway Fund
• Downtown Partnership
• Greater Colorado Springs Chamber and EDC
• Pikes Peak Community Foundation
• Council of Neighbors and Organizations (CONO)
• Colorado Springs Fine Arts Center
• HB&A Architects
• Downtown Residents Coalition
• Murphy Construction
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the assignment

Questions for the panel
Here we get down to the
real reason for certain
unsatisfactory conditions in
Colorado Springs. The men
at the head of our various
organizations have plenty of
civic pride, plenty of energy
and plenty of intelligence,
but they have been unable
to accomplish results simply
because there has been no
co-ordination of the working
forces. And because of this
lack of co-ordination money
has been withheld which
would soon be forthcoming
if there existed a general
public confidence in the
effectiveness of the civic
bodies. Instead of one big
civic organization which
would unite and make
effective the public spirit
of Colorado Springs, we
have three or four smaller
bodies, and necessarily
the efficiency of each one
is reduced in proportion.
Thus, instead of centering
our fire on the bulls eye we
are shooting at a wide circle
and often missing the mark
entirely.

Summary of the challenge
The people of Colorado Springs see tremendous opportunity
before us. Significant recent projects and policy changes
have set the stage for a developmental leap forward. We
are working to elevate our downtown’s role – through its
economy, culture, landscape and infrastructure – as the
epicenter for the city of Colorado Springs. We want to
set conditions, build momentum toward, and affect a
renaissance of downtown, to create a more vibrant, healthy
and attractive downtown core.
Considering the background in this briefing book, we are
enlisting the ULI panel’s expertise to help us:
• Affect a downtown renaissance.
• Help us highlight and leverage our assets.
• Help us mitigate our challenges.
• Identify the high-payoff actions, ideas, and
improvements in which we should invest our time and
resources.

1. What are the three most critical and effective actions that each of these organizations should take, individually or
in partnership, to further downtown revitalization?
a. The City of Colorado Springs, including parking enterprise
b. El Paso County
c. Colorado Springs Utilities
d. The cultural non-profit sector
e. The human services non-profit sector
f.

The private sector

g. Advocacy organizations (the
Colorado Springs Urban Renewal
Authority, Downtown Partnership,
Downtown Development Authority,
Business Improvement District and
the Greater Colorado Springs
Chamber and EDC)

Blues Under the Bridge

Market potential
2. How essential is additional residential development to the continued growth and vitality of downtown?
a. What types, design, density, price points and locations will the market best support, and what actions should
be taken to achieve this residential mix?
3. How can we leverage Colorado Springs’ outdoor setting, active lifestyles, United States Olympic Committee and
National Governing Body headquarters, etc.?
a. Is there a more effective way to enhance and grow sports business?
4. What are our deficiencies and changes needed in attracting young professionals, entrepreneurs and the creative
class? What support does an innovative workforce need?
5. What are some strategies for shifting downtown entertainment from a late-night focus to a day-and-night
destination? How do we attune our late-night entertainment scene to support residential and other businesses?
6. What would encourage and what are the hindrances to an alternative, entrepreneurial, small-scale arts scene?
Development potential

From 1912 Colorado
Springs City Annual
Report

7.

What’s the best way to use and revitalize public assets, such as downtown parks, City Auditorium and the
Pioneers Museum?

8. How do we best relate and connect with UCCS, the airport and the Olympic Training Center?
9. Based on the market potential, can you suggest a development program for specific vacant or under-used
downtown parcels?
10. How can Colorado Springs Utilities best encourage downtown development?

Hibbard’s Building
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Questions for the panel, Cont’d

Questions for the panel, Cont’d

Planning and Design

Implementation

11. What projects are ideal for designated Urban Renewal areas? How can the Urban Renewal Authority generate

18. What best practices should downtown consider to address homeless and transient issues (such as pan-handling

urgency and energy around attracting public and private investment in these areas?
12. How do we best manage and structure

and loitering in parks or public buildings) and security concerns?
19. Various citizen groups and community leaders have championed a variety of downtown projects. Of these

the city’s parking enterprise?

proposals, which should we continue to pursue and what implementation steps should be taken:

13. What actions should be taken to improve

a. Transit station and/or streetcar system

access and connectivity for pedestrians,

b. Minor league baseball stadium

bicyclists and drivers among various

c. Museums – children’s, Olympic, science

downtown areas and attractions, as well

d. City Auditorium development

as to city suburbs and I-25? (For example,

e. An ampitheater (one thousand or more seats)

America the Beautiful Park was intended

f.

to be a downtown and citywide gathering

g. A year-round farmers market and public market

place, but remains an island.)

h. A pedestrian bridge to America the Beautiful Park

14. How critical is public transportation to

A mid-sized performance venue (600-800 seat)

i.

Fountain Creek/waterway development

downtown development? What are the

j.

Consolidated human services campus

most critical decisions or investments that

k.

Decommissioning Drake Power Plant

need to be made? What are our options
regarding a proposed streetcar and transit center?
15. How do we create a downtown-centered public transportation system driven by lifestyle choice rather than
financial necessity?
16. How important is the Cimarron interchange’s functionality
and appearance to downtown?
17. How do we best approach railroad officials as a stakeholder
to help us achieve downtown’s goals (overhead access for
new bridges, modifications to switching yards, etc.)?

Street Breakfast

Downtown Farmers Market
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Many of downtown’s large Victorian homes are sub-divided into apartments.
Downtown’s trolley system ceases operation.
The Colorado Springs Fine Arts Center is built and is considered the finest museum and art school west of the Mississippi.
Peak Theater constructed.
Concrete shuffleboard courts and horseshoe pits added in Acacia Park.
Camp Carson, Colorado Springs’ first military base, established, marking the beginning of the significant military influence in the community.
President Eisenhower selects Colorado Springs as the site of the Air Force Academy.
“Urban Renewal” efforts tear down numerous historic buildings, such as the Antlers Hotel, in favor of modern ones, such as a tax-funded
county office building of steel , concrete and gold-colored aluminum.
NORAD arrives, further establishing Colorado Springs’ military-based economy.
The El Paso County Commissioners announce the demolition of the historic El Paso County Courthouse, featuring a distinctive clock tower that
dominates the city’s skyline. Citizens respond with a “Save the Courthouse” campaign, successfully lobbying for the construction of a new
courthouse and jail across the street.
The Carnegie Library gets a 60,000-foot addition.
The city’s Parking Enterprise is formed.
City Council, acting as the Utilities Board, votes for a gas-tap moratorium, significantly slowing development. In response, business leaders
pen the city’s first economic development plan.
Burns Theater, an opera house built during the gold rush, is demolished, renewing citizen interest in historic preservation.
The US Olympic Committee moves its headquarters to Colorado Springs.
The Pioneers Museum opens in the former El Paso County Courthouse.
Cheyenne Mountain Ranch, a master-planned community, becomes a model of development activity. The Briargate development soon follows.

1932
1936
1937
1940
1942
1954
1960s
1963
1966

1968
1972
1973
1973
1978
1979
1980s

The Peak Theater closes. Colorado Springs is dubbed the “foreclosure capital of the nation” by the Wall Street Journal when foreclosed homes
reached 30 percent of total homes in the area. City Council votes to annex the massive Banning-Lewis Ranch property, effectively doubling the city’s
size. Combined with suburban development over the 70s and 80s, the city’s center moves north and east, and away from downtown.
John Hickenlooper purchases the historic Cheyenne Building and restores it, turning it into a popular brewpub. The building, slated for
demolition to make way for a parking lot, was saved by the city’s first use of a Historic Overlay Preservation Zone.
The Downtown Action Plan, developed by a group of city planners and City Council-appointed citizens, is adopted. The plan maps out how
to revitalize a downtown depressed by the economic downturn of the late 1980s, and outlines a vision of downtown in 2020 as an attractive
western, urban core, with cultural activities, parks, housing, ample parking and public transportation. Colorado voters amend the state
constitution with a measure known as the Taxpayer’s Bill of Rights, or TABOR. The legislation restricts government revenue growth and allows
the increase of taxes only if approved by voters.
The two-block Pikes Peak Avenue Business Improvement District is formed, followed by a 10-block BID in 1996, and finally, the 40-block
Greater Colorado Springs Business Improvement District, the BID’s current form.
Hibbard’s, a department store founded in 1892, is the last independent department store downtown to close its doors.  The Peak Theater
reopens, this time with a wine bar.
The Robert M. Isaac Municipal Courthouse is constructed next door to City Hall.
The Art on the Streets program begins, sidewalks are widened to make room for patio dining, and flowerbeds are added to street corners.

1988

1991
1992

1994
1996
1998
1999
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Colorado Springs Conservatory, a performing arts academy serving 400 children weekly, relocates downtown to an 18,000-foot-facility.
The Chamber and EDC reunite. Kinder-Morgan buys El Paso Gas, downtown’s largest private employer, and, rather than relocating, retains
its offices downtown.

2011
2012

The Edith Kinney Gaylord Cornerstone Center for the Arts opens at Colorado College. The building’s 72,000 square-foot performance and
teaching spaces and avant-garde architecture are a significant boon to the local arts scene.

2008

Colorado Springs hosts the prelude to the USA Pro Cycling Challenge. The inaugural race draws top athletes, national media attention and
record crowds.

The Colorado Springs Fine Arts Center reopens after a $28 million, 48,000-square-foot expansion and renovation.

2007

2011

Imagine Downtown is adopted by City Council as the development plan for downtown. COPPeR, the Cultural Office of the Pikes Peak
Region, is formed to centralize and coordinate arts information and serve as a cultural advocate.

2007

The City of Colorado Springs adopts form-based code standards to create a more vibrant and dense downtown core with an improved
pedestrian experience and greater mix of uses. Tejon Street changes from a one-way street to a two-way street to provide easier access into
and around downtown.

Downtown voters approve establishment of the Downtown Development Authority. In early 2007, Imagine Downtown is adopted by City
Council as the development plan for downtown.

2006

The historic Stratton Building, built in 1914, is remodeled to house the US Olympic Committee’s headquarters.

America the Beautiful Park is dedicated downtown. The 21-acre park is funded by a community-approved bond issue that included $11
million for the park.

2005

2009

Chinook Bookshop, a beloved and nationally acclaimed local bookseller, closes shop after 45 years, a bellwether for the change from retail
to nightlife in downtown.

2004

2009

Voters approve the Regional Transportation Authority, a one percent sales tax to fund transit and transportation improvements throughout the
county.

2004

Citizens vote to adopt a council-mayor form of government.

A $3.2 million campaign to restore the historic original Carnegie portion of the Penrose Library is completed.

2002

Downtown Colorado Springs timeline

2009

The Hibbard and Company building is rehabilitated for office and restaurant space. City Hall undergoes a major remodel. City Council and
other city staffers move in.

2001

Sam and Kathy Guadagnoli open Rum Bay nightclub, the first of a wave of several major nightclubs and dancehalls to open downtown,
signaling a shift away from retail and toward nightlife.

In the midst of a building boom fueled by the savings and loan bubble, 10,000 housing units are added in a single year.

1985

		

The Pikes Peak Center for the Performing Arts, a regional entertainment and performance venue, opens.

1982

The Economic Development Corporation, which has its origins at the Chamber of Commerce, becomes a separate entity.

The City Auditorium is built using funds from a voter-approved bond issue.

Citizens vote to adopt a council-manager form of government, hiring a full-time city manager to oversee daily municipal operation.

1921
1923

Colorado Springs is home to a number of the nation’s 100 millionaires, thanks to the city’s preeminent mining exchange and the gold rush in
nearby Cripple Creek. More luxurious homes are built for the city’s mine barons and merchants in north downtown, as well as a number of
significant buildings in the downtown core, such as the Carnegie Library and El Paso County Courthouse.

1900s

1930s

After visiting Pikes Peak, Katherine Lee Bates writes “America the Beautiful” in the Antlers Hotel.

1893

Colorado College, a private, liberal arts school, is founded and its first buildings erected on land donated by Palmer.

1874
Colorado Springs’ population grows 164 percent, thanks to promotional efforts. Many grand homes designed in the Queen Anne, Shingle,
Italianate and Tudor styles are built north of downtown. Tourism booms and tuberculosis sanitariums, taking advantage of the area’s
therapeutic sunshine and dry air, attract even more visitors.

The Antlers Hotel opens. The first Antlers burned in 1898 and the second Antlers opened in 1901. The second was torn down in 1964-65
and replaced by the third Antlers in 1967.

1873

1880s

General William Jackson Palmer founds the Denver and Rio Grande Railroad and the city of Colorado Springs, laying out wide, tree-lined
streets and donating land for parks, churches, a hospital and public buildings. Palmer envisions a model community, not the typical rough-andtumble western town, and hopes to attract wealthy, educated residents.

1871

My theory for this place is that it should be made the
most attractive place for homes in the west — a place
for schools, colleges, literature, science, first class
newspapers, and everything that the above imply.”

General William Jackson Palmer, 1871

Photos courtesy of the Colorado Springs Pioneer’s Museum.

History

Colorado Springs, 1871
View of Cascade Avenue
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Development patterns and trends

Development patterns and trends, Cont’d
The city’s founder, General Palmer, laid out

Development in Colorado Springs has always followed a boom-and-bust cycle, following employment and housing

the city center in 1871 with wide streets

trends:

Photos courtesy of the Colorado Springs Pioneer’s Museum.

and a ring of parks. He and other early city
benefactors, such as Broadmoor founder
Spencer Penrose and Winfield Scott Stratton,

• Rapid growth in the early 70s was significantly slowed by a moratorium on gas taps justified on the part of
anti-growthers by a relatively minor gas pressure problem.
• Booming development in the 1980s, fueled by the savings and loan industry’s growth and Colorado Springs’

donated land for churches and public

attractive mountain location, mild climate and low cost of living, was halted by the savings and loan collapse

facilities such as a Post Office and City Hall,

in 1989. The city garnered national attention for massive foreclosures and RTC properties.

both built in grand neo-classical style. Large,
stately homes, often funded by fortunes
made in silver or coal mining, were built by
early residents to the north of the business

• Rapid software and tech-industry growth and associated population growth in the 90s came to an abrupt end
when the tech bubble burst.
• Defense contracting and the aerospace industry sustained growth in the early 2000s. That growth period
ended during the economic crisis at the end of the decade.

district, bordering Monument Valley Park and
Fountain Creek. Colorado College, another benefactor of a Palmer land donation, was also established to the north.
The city grew slowly through the early 40s, when Camp Carson was established. Post-war growth and military
expansion fueled a steady increase in the city’s population through the late 60s, most settling in modest homes in
neighborhoods stretching east of downtown to Academy Boulevard. At the time, Academy formed the eastern border
of the city; it is now at the geographical center of the city.
The city is ringed by master-planned communities developed primarily in the 1980s through 2000s that have slowly
moved the city’s geographical center away from downtown, though downtown remains the city’s cultural heart, a
center of government, major employment center and boutique retail and restaurants. The boom-bust swings in the
1970s and 1980s were classic inventory cycles - massive over-building, especially in apartments, followed by a long
period of almost no new housing construction. Both cycles were characterized by rapid economic growth on the upside and major recessions on the down-side.
A number of public facilities call downtown home, such as the Colorado Springs Fine Arts Center, Pioneers Museum
and Pikes Peak Center, while others have located outside the city’s core. The city’s minor-league baseball team, the
Sky Sox, play at a field in the city’s suburbs, located 10 miles to the east of downtown. The World Arena, a sports
and entertainment venue, as well as home to Colorado College’s hockey team, is 6 miles south of downtown. Of
Pikes Peak Community College’s four campuses, the two largest are on the city’s northern and southern boundaries.
As in many Western cities where land was plentiful, the city developed outside the downtown area with low density,
automobile orientation and separate commercial and residential zones. Growth has occurred primarily in the suburbs,
to the east and northeast.
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Physical description of the study area

Physical description of the study area, Cont’d

Study area boundaries

Immediate context

The study area is defined as the “Emerald Necklace” of parks, water and greenways ringing downtown, bounded by

Immediately outside the study area are a number of institutions that influence downtown’s character and activity:

Cache La Poudre Street to the north, Monument Creek to the west, Fountain Creek to the south and Shooks Run park
University of Colorado Colorado

to the east. Downtown typically includes Colorado College by definition.

Springs, 5 miles north
UCCS, a campus of the University of
Colorado system, has become one of

Pull out Boundaries map

the fastest-growing universities in the
state and nation since a permanent
campus was established in 1965. The
campus offers 36 bachelor’s degrees,
19 masters, and five doctoral degrees to
13,500 students. UCCS is also one of the
largest employers in southern Colorado,

Pull out Functional Diagram map

University of Colorado Colorado Springs

employing 1,700 people.

The Broadmoor Hotel, 5 miles southwest
In 1916, Spencer Penrose, a Philadelphia entrepreneur who made his fortune in gold and copper mining,
purchased the 40-acre Broadmoor Casino and Hotel, as well as an adjoining 400 acres. Penrose marketed
the entire Pikes Peak region and invested in many local attractions to make his hotel a successful destination. The
resort boasts a 5-star rating, international reputation and a 3,000-acre property.
Olympic Training Center, 2 miles east
A former Air Force Base became USOC administrative headquarters in 1978 and now provides housing, dining,
recreational facilities and other services for up to 557 coaches and athletes. The Olympic Visitor Center hosts
about 140,000 visitors each year.
Memorial Park, 2 miles east
At nearly 200 acres, the city’s largest developed park includes a small lake, ice-skating rink, velodrome, sports
fields and tennis courts, playground and picnic areas, cricket pitch, and a 40,000 square-foot destination skate
park. The park is host to numerous festivals.
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Physical description of the study area, Cont’d

Physical description of the study area, Cont’d
Downtown’s architecture reflects nearly every building style popular throughout its 141-year history, from the Greekrevival columns of City Hall, to the clean Art Deco lines of the Fine Arts Center, to the gleaming bronze aluminum of

Pull out Immediate Context map

the El Paso County Administration building and the stone façades of recent renovations.  Boutique retail, independent
restaurants and entertainment activity is centered on an approximately five-block strip of Tejon Street. Downtown is a
hub for city and county government.

Pull out Existing Land Use map

Pull out Regional Context map
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Physical description of the study area, Cont’d

Physical description of the study area, Cont’d

Transportation and Access

Physical Climate

Downtown’s western boundary is Interstate 25. The Cimarron and Bijou bridges provide primary access to downtown

Colorado Springs is semi-arid, receiving a mere 17 inches of precipitation in an average year. Thanks to a mild,

from the west and I-25. The Cimarron exit also provides access to Highway 24 and access to Manitou Springs,

dry climate, 300 days of sunshine and ample parkland both within and without city limits, residents are known for

Pikes Peak and mountain destinations. The interchange has exceeded its capacity and is slated for an $80 million

active, outdoor lifestyles. Many have moved to the area to take advantage of the physical beauty and comfortable

reconfiguration by the Colorado Department of Transportation, though no construction start date has been set due to

climate. Downtowners take advantage of trail networks along Fountain Creek and Shooks Run park, as well as the

lack of funding. Downtown is accessed on the east by Pikes Peak and Platte avenues, and to the north and south by

area’s walkable streets and patio dining. Joggers of all ages and abilities flock to a Tuesday-evening running club

Nevada Avenue.

sponsored by a local pub. Topography in the study area is flat.

Downtown is served by a fixed-route, grid system bus service, with the central  hub located at Pikes Peak Avenue
and Nevada Avenue. The transit station, located at Kiowa Street and Nevada Street, is crowded and unattractive.
Plans to move the station to a new location adjacent to America the Beautiful Park and railroad lines and improve its
accessibility and attractiveness have remained unrealized for nearly a decade. Due to funding deficits, the bus system
has made numerous cuts to routes and service frequency over the years.
Though studies show that an ample supply
of parking exists downtown, there is a
perception, particularly among suburban
visitors, that parking is expensive and
difficult to access. In the early 70s, the
city established a self-supported parking
enterprise, which currently operates three
public garages and thousands of metered
on-street spaces. A private management
company operates facilities under a shortterm contract. Several private surface lots,
two county garages and several private
garages, located throughout downtown, provide additional capacity.
Biking and walking trails are located on downtown’s perimeter and connect to the larger trail network.
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Physical description of the study area, Cont’d
Cultural Climate

Physical description of the study area, Cont’d
• Marmalade at Smokebrush, with monthly exhibits, monthly storytelling events, music, yoga and other creative

Downtown is home to most of the region’s leading arts institutions as well as some smaller, more grassroots cultural
offerings. In 2012, downtown was one of 15 towns and urban districts designated by the state through its new
creative districts program. The district was given “emerging” status, which is two tiers from full certification.

activities.
• American Numismatic Museum, a national museum located next to the Fine Arts Center but with limited
community presence or visibility.
Most festivals take place in America the Beautiful Park or Acacia Park, and most parades occur down Tejon Street. Leading

There are three primary cultural anchors:

cultural events include Pikes Peak Arts Fest, a three-day event featuring live music, about 80 artists booths, with 2011 attendance

• The 75-year-old Colorado Springs
Fine Arts Center combines a

at about 20,000 people and art sales of over $100,000; KRCC’s Blues Under the Bridge, featuring national and regional

nationally accredited museum with

blues musicians; What IF Festival, celebrating the intersection of art, science and innovation with engaging hands-on activities.

an acclaimed collection of Native

Other community parades and festivals include St. Patrick’s Day Parade; Pikes Peak or Bust Rodeo Parade; Cattle Drive Down

American, Mexican and 20th century

Tejon Street; Pride Parade and PrideFest; Cinco de Mayo; Festival of Lights Parade; Fan Fest; Veterans Day Parade; PBS Kids

modernism – attendance last year

Fun Fest/Uncle Wilber Fountain Opening; Chinese New Year Festival, Everybody Welcome Diversity Festival.

reached about 30,000; a performing
arts department producing at least

Other cultural events include the nationally acclaimed Colorado College Summer Music Festival, Wednesday Farm

five fully staged shows annually

& Art Market, Monday Acacia Park Farmers Market, Acacia Park Summer Concert Series, KRCC World Music

– 20,000 patrons; and the Bemis

Series, Pikes Peak Lavender Film Festival, Indie Spirit Film Festival, Rocky Mountain Women’s Film Festival, Showcase

School of Art, with classes serving

Colorado Springs Fine Arts Center

at Studio Bee Monthly Free Concert Series.

27,000 children and adults annually.
• The 2,000-seat Pikes Peak Center for the Performing Arts, home to the 33 annual performances of the

Downtown has about 35 properties on the National Historic Registry, to include 11 buildings on the Colorado

Colorado Springs Philharmonic; a Broadway touring season; nationally touring children’s theater; a free

College campus; City Auditorium, noted for its restored WPA-era murals; City Hall; the Fine Arts Center; Pioneers

concert series in its black-box space; and seasonal performances by the Youth Symphony, Children’s Chorale

Museum; and the original Carnegie portion of Penrose Library.

and other local groups, as well as national concerts, comedians, etc. Total attendance in 2011 was nearly
There are more than 73 pieces of public art downtown; 35

140,000.
• The Colorado Springs Pioneers Museum’s origins date to 1896, the 25th anniversary of the town’s founding.

pieces are owned and maintained by the city, the rest privately

As such, the CSPM is one of the oldest active collecting institutions in the state of Colorado, and the only

owned but on public view. Additionally, the nonprofit Art on the

institution dedicated to the preservation of the cultural history of the Pikes Peak region. It is a nationally

Streets program brings in 12 to 15 works annually for one-year

accredited museum with acclaimed collections of American Indian materials and Van Briggle Art Pottery,

placement. To date, 17 of those pieces have been purchased,

among others. It serves 50,000 visitors annually including nearly 10,000 school children.  Museum staff also

most for permanent display in the district. Additionally, there are

oversee 73 pieces of city-owned public art, of which most are located downtown.

about 10 large-scale murals.
Creative industries located downtown include: 15 architectural

Other lead cultural institutions include:
• Cottonwood Center for the Arts, a 36,000-square-foot building housing nearly 80 artist studios, offering scores

firms employing more than 150 people; the city’s four largest

of arts classes annually and hosting monthly art exhibits and other cultural and community activities.

advertising firms (by billing), employing about 100 people; about

• Colorado Springs Conservatory, an 18,600-square-foot building housing the nonprofit performing arts

20 nightclubs or taverns that feature live music, DJs and dancing;
an independent movie theater with three screens; three musical-

academy, serving about 400 children each week.

instrument stores; a bookstore; an art-supply store; two record
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Physical description of the study area, Cont’d

Economics of the study area

stores; numerous jewelers; home-interiors stores; a stationery store; numerous clothing boutiques.

Employment

With a few notable exceptions, such as Modbo and SPQR galleries, co-located in an alley, downtown has few

The 2007 Imagine Downtown plan noted 20,000 jobs within the plan’s boundaries and made a goal of attracting

smaller, entrepreneurial galleries and creative spaces most appealing to younger generations.

more export development, such as manufacturing, research, and development corporate headquarters, and tourism.
The study noted the following barriers:

A cultural plan released in 2010 by COPPeR, the Cultural Office of the Pikes Peak Region, identified two major
infrastructure needs for the community: an amphitheatre with good acoustics and large capacity (minimum 1,000

• Lack of office space for 200 to 600-plus employee companies

occupancy); and a quality mid-sized performing arts hall (approximately 800 seats) to serve the numerous groups

• Higher downtown lease rates

and events for which the 2,000-seat Pikes Peak Center is too large or expensive.  

• Property owners lack incentives to lower rates to increase occupancy
• Parking misperceptions

Colorado Springs has been recognized for a variety of quality-of-life indicators:

• Lack of economic incentives

• American Lung Association: Cleanest city (of 277 studied) for particle pollution
• US News and World Report: 32nd best regional university of the West (UCCS)

The plan also called for increased retail, entertainment and restaurants, noting the following barriers:

• Forbes: 6th most wired city

• Lack of residential mass downtown

• Forbes: 12th best city for business and careers

• Ease of pedestrian movement

• Forbes: Most pet-friendly city

• Costs of rent and parking

• Kiplinger: 4th greatest city for college graduates

• Market too weak to attract national chains

• Bicycling Magazine: 18th friendliest bike city in America

• Leasing agents concentrate on easier-sell markets

• New Geography: 58th best city for job growth

• Effect of nightclubs and bars concentrated in one block

• Gallup: 4th fittest city

• Missing a “center of gravity” attraction, such as convention center or ballpark

• Relocate America:  Top 100 places to live in America

• Lack of cohesive retail plan

• National Trust for Historic Preservation: Dozen Distinctive Destinations

• Vacant storefronts create misconception that downtown is struggling

• Money: Best big city to live in
• Outside Magazine: best town
Top Downtown Employers
Colorado Springs
Company Name
Colorado Springs Police Department
El Paso County Sheriffs Office
Kinder Morgan
GE Johnson Construction Company
Colorado Springs Utilities
YMCA
Booz Allen Hamilton
Hilton Antlers Hotel
Palmer High School
Assistance League
Wyndham Mining Exchange Hotel
El Paso County District Attorney
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Address
705 S. Nevada Ave.
210 S. Tejon St.
2 N. Nevada Ave.
25 N. Cascade Ave.
121 S. Tejon St.
207 N. Nevada Ave.
121 S. Tejon St.
4 S. Cascade Ave.
310 N. Nevada Ave.
318 E. Cimmaron St.
8 S. Nevada Ave.
105 E. Vermijo St.
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Economics of the study area, Cont’d

Economics of the study area, Cont’d

Major industries citywide:
• Aerospace / Defense / Homeland Security

0.0%

8,500

2,900

2,500

5,600

2,600

5,000

2,000
0

-8,000

-2,400

-2,200

-6,000

-3,500

-4,400

-4,000

-2.2%

2011

2010

2009

2007

2008

2006

$4,500

$3,500
$3,000

-10,200

-10,000
-12,000
-14,000

$2,500

Source: Colorado Department of Labor and Employment.
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Jan-13

Jan-12

Jan-11

Jan-10

Jan-09

Jan-08

Jan-07

Jan-06

Jan-05

Jan-04

Jan-03

Jan-02

Jan-01

Jan-00

Jan-99

Jan-98

Jan-97

Jan-96

Jan-95

Jan-94

Jan-93

Jan-91

2011

2010

2009

2008

2007

2006

2005

2004

2003

2002

2001

2000

1999

1998

1997

1996

1995

1994

1993

1992

1991

Jan-92

$2,000

-16,000

l and

2005

$5,000

$4,000

-2,000
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2001

$5,500
3,500

10,600
6,900

9,800

$6,000

3,700

8,000
4,000

Taxable Retail Sales (in Millions)
City of Colorado Springs, Jan 1991 - Mar 2012
(Seasonally Adjusted Monthly Data at an Annual Rate)

10,900

12,900

10,100

10,000

9,900

9,400

12,000

6,000

Source: Colorado Department of Labor and Employment.

Growth of Wage and Salary Jobs
Colorado Springs Metro Area, 1991 - 2011

16,000

2004

recover the thousands of pay-roll jobs that were lost since 2008.

2000

1999

1998

1997

1996

-6.0%

positive gains since the bottom in 2009. In spite of the recent turn-around, the local economy has a long way to go to

14,000

-0.8
-3.9%

-5.0%
1995

annual rate of 1,300, or 0.5%. New car and truck sales, taxable retail sales and hotel occupancy have all shown

-4.0%

1991

in the first quarter of 2012, but at a slower pace than last year. The latest figures for March show jobs growing at an

-1.4%

-3.0%

2003

2011. The number of payroll jobs increased by 2,900, a gain of 1.2% in 2011. Payroll jobs continue to show gains

-1.7%

After showing negative growth in 2008-2010, job growth in Colorado Springs finally pushed into positive territory in

2002

-1.0%
-2.0%

18,000

1.2%

2.2%

3.5%

1.0%

• Specialty Metals Manufacturing

1.0%

2.0%

2.0%

• Semiconductor Manufacturers, R&D

1.4%

3.0%

1.0%

• National Nonprofit Organizations

2.4%

4.0%

3.1%

5.0%

• National Sports Governing Bodies and Sports Organizations

4.6%

5.6%

1994

6.0%

5.8%

• Information Technology

1993

7.0%

5.8%

• Data Networking / Storage

1992

8.0%

6.8%

9.0%

• Customer Service Operations

4.6%

Rate of Growth Wage and Salary Jobs
Colorado Springs Metro Area, 1991 - 2011

5.4%

• Biotech. / Medical Device Manufacturing

Source: City of Colorado Springs Sales Tax Office and Summit Economics LLC
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Economics of the study area, Cont’d

Change in Payroll Jobs by Industry
Colorado Springs MSA, 1991 - 2011
Government

7,800

Educational and Health Services

7,800

Professional and Business Services

4,000

Leisure and Hospitality

700

Other Services

400

Transportation Warehousing and Utilities

200

Financial Activities

-1,100

Wholesale Trade

-1,400

Construction, Mining and Logging
Information (High-Tech Industry)

-5,200

Manufacturing (High-Tech Industry)

10,000

8,000

6,000

0

-2,000

-10,000

-12,000

-14,000

Jan-13

Jan-12

Jan-11

Jan-10

Jan-09

Jan-08

Jan-07

Jan-06

Jan-05

Jan-04

Jan-03

Jan-02

Jan-01

Jan-00

Jan-99

Jan-98

Jan-97

Jan-96

Jan-95

Jan-94

Jan-93

Jan-91

55%
Jan-92

-9.900

-8,000

60%

-4,100

-4,000

65%

Retail Trade

-6,000

70%

1,800

2,000

75%

4,000

(Seasonally Adjusted Monthly Data)

80%

12,000

Hotel Occupancy
El Paso County, Jan 1991 - Mar 2012

Source: Colorado Department of Labor and Employment.

Source: Rocky Mountain Lodging Report and Summit Economics LLC

The Colorado Springs unemployment rate remains high at 9.3 percent. There are currently almost 30,000
unemployed workers looking for jobs in Colorado Springs and about 5,000 more who got discouraged and

The Economic Development Corporation

dropped out of the labor force. It’s no surprise, the labor market is the big soft spot in the local economic recovery.

announced the expansion and/or relocation
of 15 companies and 908 primary jobs in

Over the past decade, the structure of the Colorado Springs economy experienced a seismic shift. Since 2002, the

2011. The largest announcement in 2011 was

information and manufacturing sectors lost 15,100 jobs. At the same time, the government sector grew by 7,800.

Bal Seal Engineering, a manufacturer of medi-

Government is the local economy’s largest employer, with 49,000 employees.

cal laboratory instrumentation, with 211 jobs;
followed by Outreach, a religious materials

The Colorado Springs economy is currently struggling to find a new direction. The popping of the tech bubble and

publisher with 162 jobs announced; the third

off-shoring of a large number of local manufacturing jobs has eroded the high-tech manufacturing and information

largest was Agilent Technologies, with 131

technology sectors, which for the past several decades have been main elements of the local economic base. The

jobs announced for a new data center.

loss of those primary jobs has contributed to the severity of the recent recession.
The  Economic Development Corporation’s
The military makes up a significant part of the Colorado Springs economic base. Total employment at the four

target industries include: aerospace, defense, biotech, medical equipment manufacturing, data centers, call centers,

military bases is almost 57,100, including 36,100 military personnel and about 21,000 civilian workers. Employment

homeland defense, national non-profits, national sports organizations, web-based IT firms, and specialty metals manu-

on local military bases amounts to about 19 percent of total jobs in the Colorado Springs area.

facturing. However, much work still needs to be done to remake and shore up the local economic base.
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Economics of the study area, Cont’d

Announced New Primary Jobs
Economic Development Corporation Assisted Projects, 2011 - 2012 (Jan-Mar)

1,395

2,046

2,462

2,460

2,087

2,038

1,280

835

1,000

1,233

2,000

2,050

1,110

3,650

5,200

3,942

3,135

3,000

2,499

2,517

4,000

4,342

5,000

3,348

6,000

3,126

7,000

EDC Announced Primary Jobs
Announced Primary Jobs Layoffs

-6,000

-499

-454

-1,193

-1,037

-1,441

-1,151

-983

-1,683

-1,430
-3,972

-1,473

-1,127

-1,811

-1,714

-4,761

-5,000

-2,039

-4,000

-2,919

-3,000

-1,969

-2,000

-868

-533

0
-1,000

2011

2010

2009

2008

2007

2006

2005

2004

2003

2002

2001

2000

1999

1998

1997

1996

1995

1994

1993

-7,000
1992

Source: EDC

8,000

6,508

23
162
30
20
7
12
10
100
30
100
131
211
40
7
25
908

9,000

2011
Headquarters — Intarnational space advocacy organization
Headquarters — Designs, prints and publishes religious materials
Headquarters — Computer storage devices manufacturer
Aerospace & Defense — Research and development
Headquarters — Machining operations
Renewable Energy Manufacturing — Combiner boxes
Non Profit Headquarters — Maintain endowments to fund charitable grants to public
Manufacturing — Products for purifying, protecting and transporting critical materials
Data Center
Call Center, Information Processing — Work-at-home positions
Data Center / Technology Expansion
Manufacturing - Medical-laboratory instrumentation
Warehouse / Distribution - Tire Distribution
Miscellaneous Manufacturing - Paper recycling
Manufacturing - Aerospace

-2,204

Space Foundation
Outreach, Inc.
Xiotech Corporation
Cosmic Advanced Engineering Solutions
Howell Precision Mahine & Engineering, Inc.
Olson Motor & Control Co., Inc.
Chapman Foundations
Entegris
Walmart
Receivable Management Services - iQor
Agilent Technologies
Bal Seal Engineering, Inc.
American Tire Distributors, Inc.
Bio Pappel International
National Aviation
TOTAL 2011

Type of Business

1991

Jobs
Announced

Company

Primary Job Gains and Losses,
Colorado Springs Metro Area, 1991 - 2011

Source: Colorado Department of Labor and Employment.

Announced Layoffs
Colorado Springs Metro Area, 2011 - 2012 (Jan-Mar)
Company/Organization

Westwood College
URS Federal Services
Tech for Less
U.S. Northern Command
Westmoreland Coal Company
Codebaby
Focus on the Family
Gay & Lesbian Fund for Colorado
United States Air Force Academy
Fort Carson
TOTAL 2011
United States Air Force Installations
The Principal Financial Group
Tech for Less
TOTAL 2012 (Jan-Mar)

Employees
Announced
for Layoffs

Line of Business

Online admissions representatives
Federal contractor
Online electronics retailer
Various support activities
Headquarters — Mining company
Information technology / headquarters
Headquarters — Religious organization
Non Profit
Civilian Workforce
Civilian Workforce
2012 Jan-Mar
Civilian Workforce
Medical Insurance
Online Electronics Retailer

High-Tech

Close Local
Operation

77
65
43
39
30
4
49
9
106
77
499

No
No
No
No
No
Yes
No
No
No
No

Yes
No
No
No
Yes
No
No
Yes
No
No

305
31
87
423

No
No
No

No
Yes
No

Military Base Employment
Colorado Springs Metro Area, 2012
Base
Fort Carson
Peterson AFB
Air Force Academy
Schriever AFB
TOTAL

Military Personnel Assigned
26,000
5,773
2,010
2,330
36,113

Civilian Employees
5,800
5,920
3,360
5,885
20,965

Total
31,800
11,693
5,370
8,215
57,078

Source: Colorado Springs Chamber of Commerce and local military bases
Note: Does not include 4,423 AFA cadets, but includes military personnel on deployment.

Source: EDC
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demographics

demographics, Cont’d

Population: 419,949 (2011 est.)

From 1990 to 2003, the population of the Colorado Springs metropolitan area grew 35 percent, from 397,000 to

College Population: 33,171 (Fall 2008)

535,000.

Median Age: 33.6
Median Household Income: $51,227
Serious Crimes per Thousand: 40.7 (Year 2009) compared to 2006 national average of 54.5 for cities

Population Growth
Colorado Springs Metro Area, 1970-2010

250,000-499,999
Ethnicity:
Hispanic American/Latino (14.6%)

White (68.1%)

Year

Population

Change

Annual
Percent
Change

Births

Deaths

Natural
Increase

Net
Migration

Decade
1970
1980
1990
2000
2010
Totals

240,100
312,600
397,500
516,929
622,263

72,500
84,900
119,429
105,334

2.7%
2.4%
2.7%
1.9%

56,324
69,412
76,506
87,717

15,748
19,009
24,591
33,073

40,576
50,403
51,915
54,644

31,924
34,497
67,514
50,690

289,959

92,421

197,538

184,625

52%

48%

Totals

382,163

Percent

100%

Black/African American (5.6%)

Source: US Bureau of the Census. Data is for April 1st of each year.

American Indian/Alaska Native (0.6%)
Asian (2.6%)
Native Hawaiian/Pacific Islander (0.3%)
Other (4.8%)
Two or more races (3.4%)

Higher Education
Colorado Springs City Comparison
No College
Some College
Associate
Bachelor
Graduate
Absorption

Colorado Springs
30.4%
24.6%
9.3%
22.1%
13.6%
-33,247

USA
44.8%
20.3%
7.4%
17.4%
10.1%
-7,580

Albuquerque
37.3%
23.3%
7.2%
18.2%
14.0%
-9,574

Boise
44.1%
26.5%
6.4%
14.7%
8.3%
-16,702

Omaha
36.7%
23.4%
6.8%
22.2%
10.9%
-7,500
Source: Turner Commercial
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Housing market

Housing market, Cont’d

Downtown housing market

Colorado Springs housing market
The Colorado Springs housing market has been characterized by cyclical ups and downs over the past four
decades. Local building cycles have been 14 to 15 years in duration and the amplitude of the swings has generally
been very dramatic.

Pull out PPACG Housing Units Per Acre map
The current home building cycle was driven
by very strong economic growth in the 1990s
and easy credit and low mortgage rates
from 2004 to 2006.  When the US housing
bubble popped in 2007, the local housing
market started its steep slide to the bottom in
2009. The meltdown of financial markets, the
2007 - 2009 recession, negative job growth
and rising foreclosures were the final nails in
the local housing market’s coffin.
The Colorado Springs single family housing
market remained slow in 2011. However, local market signals are looking up: Job growth turned positive in 2011;
mortgage rates have dropped to record lows; large numbers of Fort Carson troops have returned home; and new
and resale home inventories are down. On the down-side: consumer and business credit remains tight; housing values
are still falling some, and the threat of continued slowdown in the global economy remains high.
The big gamble builders face today is market timing. If they build specs betting on market improvement, they may
find they are holding inventory if the market shows no improvement.  If they don’t build specs and the market improves
rapidly, they may be caught short.
Lot developers have been hit hard by the down-turn.  For years, the market has maintained about a one-year supply
of lots in the pipeline. The lot development battleship was not so easy to slow down when the market turned down in
2006; the result is an overhang of single family lots that still plague the market today.
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Housing market, Cont’d

Housing market, Cont’d

New Construction
Single Family Permits (Units)
Colorado Springs Metro Area

Single Family Detached Housing Construction Permits (Units)
Colorado Springs MSA, Jan 1993 - Mar 2012
(Seasonally Adjusted Monthly Data at an Annual Rate)

6,000
5,314

5,059

4,500
3,446

4,356

4,466

4,675

4,366

4,000

1,399

1,105

1,223

1,404

3,500

2,135

3,468

3,693

5,000

3,000
2,500
2,000
1,500

Jan-13

Jan-12

Jan-11

Jan-10

Jan-09

Jan-08

Jan-07

Jan-06

Jan-05

Jan-04

Jan-03

Jan-02

Jan-01

Jan-00

Jan-99

Jan-98

Jan-97

Jan-96

500
Jan-93

Source: Regional Building Department

1,000

Jan-95

2011

2010

2009

2008

2007

2006

2005

2004

2003

2002

2001

2000

1999

1998

1997

1996

1995

1994

1993

1992

1991

1990

0

Jan-94

1,000

741

2,000

5,500

1,154

3,000

3,196

2,663

4,000

3,387

3,405

5,000

4,016

6,000

4,925

7,000

Source: Regional Building Department and Summit Economics, LLC

Resale Home Sales
Single Family (Units)
Colorado Springs Metro Area

Colorado Springs Downtown Study Area
Demographics, 2000-2011

6,000

4,153

8,440

8,185

8,745

8,339

9,995

11,911

10,204

9,750

9,624

9,232

8,532

7,715

7,991

8,276

7,980

8,000

4,885

7,620

10,000

8,625

12,000

8,869

14,000

11,746

16,000

13,124

18,000

4,000
2,000
2011

2010

2009

2008

2007

2006

2005

2004

2003

2002

2001

2000

1999

1998

1997

1996

1995

1994

1993

1992

1991

1990

0

Source: Regional Building Department
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Population and Households
Population
Residential Population
Group Quarters
Households
Average Household Size
Housing
Housing Units
Owner Occupied
Renter Occupied
Vacant
Median Home Value
Housing
Median Household Income

2000

2010

4,686
3,683
1,003
2,257
1.6

4,669
3,637
1,032
2,245
1.6

2,492
21.1%
69.8%
9.1%
$122,368

2,717
19.1%
63.6%
17.4%
$147,569

$22,703

$28,710
Source: www.businessdecition.info
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Housing market, Cont’d

commercial development

New Housing Permits Issued (Housing Units)
Colorado Springs Metro Area, 1999-2012 (Jan-Mar)
Type of Housing

1999

2000

2001

2002

2003

2004

2005

2006

2007

2008

2009

2010

Downtown Central Business District
Office Market Performance, 2005-2011
2011

JanMar
2012

Total
Avg.

Units Permitted
New Single Family
Housing (Detached)

4,366

4,675

4,925

4,466

4,356

5,059

5,314

3,446

2,135

1,223

1,105

1,404

1,399

367

44,240

New Town Houses
(Attached)

221

301

327

440

477

715

927

681

542

321

202

223

162

52

5,591

New Duplex

14

12

6

32

39

26

33

20

10

2

18

4

2

0

218

New Condominiums

192

149

145

212

211

316

349

192

297

51

12

4

10

0

2,050

New Three and Four
Family Buildings

80

44

82

54

22

8

4

15

8

0

0

3

0

0

320

New Five or More
Family Buildings

1,068

1,105

1,626

1,609

197

352

127

65

189

388

0

77

647

315

7,765

Total

5,941 6,286 7,111

6,813

5,302 6,476 6,754

4,419 3,091 1,985 1,337 1,715 2,220 734

60,184

CBD All Office
Vacancy Rate
Leasing
Absorption
Average Asking Rent (NNN per sq. ft./yr)
CBD Class A Office
Vacancy Rate
Leasing
Absorption
Average Asking Rent (NNN per sq. ft./yr)

2005

2006

2007

2008

2009

2010

2011

7.0%
117,850
24,783
$11.37

5.5%
87,630
55,882
$11.41

6.9%
63,431
-137,018
$12.40

8.5%
79,288
-59,400
$12.98

10.3%
91,212
37,229
$12.79

11.3%
82,983
-33,391
$11.73

9.8%
64,357
58,781
$11.57

6.8%
87,617
46,403
14.34

6.3%
57,736
8,991
14.17

8.2%
34,753
-33,247
15.14

8.6%
34,348
-7,580
15.89

9.2%
41,253
-9,574
15.25

10.1%
37,068
-16,702
14.82

10.5%
34,000
-7,500
14.87

Source: Turner Commercial

Share of Total
New Single Family
Housing (Detached)

73.5%

74.4%

69.3%

65.6%

82.2%

78.1%

78.7%

78.0%

69.1%

61.6%

82.6%

81.9%

63.0%

50.0%

73.5%

New Town Houses
(Attached)

3.7%

4.8%

4.6%

6.5%

9.0%

11.0%

13.7%

15.4%

17.5%

16.2%

15.1%

13.0%

7.3%

7.1%

9.3%

New Duplex

0.2%

0.2%

-0.1%

0.5%

0.7%

-.4%

0.5%

0.5%

0.3%

0.1%

1.3%

0.2%

0.1%

0.0%

0.4%

New Condominiums

3.2%

2.4%

2.0%

3.1%

4.0%

4.9%

5.2%

4.3%

6.7%

2.6%

0.9%

0.2%

0.5%

0.0%

3.4%

New Three and Four
Family Buildings

1.3%

0.7%

1.2%

0.8%

0.4%

0.1%

0.1%

0.3%

0.3%

0.0%

0.0%

0.2%

0.0%

0.0%

0.5%

New Five or More
Family Buildings

18.0%

Total

100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

17.6%

22.9%

23.6%

3.7%

5.4%

1.9%

1.5%

6.1%

19.5%

0.0%

4.5%

29.1%

42.9%

12.9%

Source: Regional Building Department

Office, Industrial and Retail Market
Colorado Springs, 1st Quarter 2012
Colorado Springs Area
Total Market (sq ft.)
Under Construction (sq ft.)
Existing Available Space (sq ft.)
Overall Vacancy Rate
Average Asking Rent (NNN per sq.ft./yr.)
Central Business District
Total Market (sq ft.)
Under Construction (sq ft.)
Existing Available Space (sq ft.)
Overall Vacancy Rate
Average Asking Rent (NNN per sq. ft./yr.)
Central Business District Fringe
Total Market (sq ft.)
Under Construction (sq ft.)
Existing Available Space (sq ft.)
Overall Vacancy Rate
Average Asking Rent (NNN per sq. ft./yr)

Office

Industrial

Retail

28,764,230
243,635
4,355,694
15.1%

33,596,323
137,860
3,152,828
9.4%

20,712,590
0
2,243638
10.8%

3,672,554
0
359,551
9.8%
$11.48

710,857
0
203,691
28.7%
$4.59

253,460
0
27,480
10.8%
$16.70

2,019,634
0
226,236
11.2%
$10.88

2,001,034
0
114,599
5.7%
$5.70

466,866
0
25,156
5.4%
$10.61

Source: Office and Industrial from Turner Commercial; Retail from Sierra Commercial
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government
Type of government

Downtown Highrise Office Buildings
Colorado Springs
Building Name
Alamo Corporate Center
Plaza of the Rockies North
Plaza of the Rockies South
Wells Fargo Tower
Palmer Center
Colorado Square

Address
102 S Tejon St
111 S Tejon St.
121 S Tejon St.
90 S Cascade Ave
2 S Cascade Ave.
2 N Nevada Ave

Stories
12
8
13
15
14
14

Year Built
1983
1984
2001
1990
1968
1976

Colorado Springs is a home-rule city, governed by a charter.
Size (sq. ft.)
201,060
187,352
280,000
249,995
149,426
246,241

Source: Turner Commercial and El Paso County Assessor

In 2010, citizens voted to amend the charter and change the city’s governance from a council-manager form (in
place since the 1920s) to a council-mayor form. Under this structure, the mayor serves as chief executive and the city
council serves as legislators. The mayor is not a member of city council, but may participate in council meetings.
The mayor appoints all department directors except for the city auditor and the CEO of Colorado Springs Utilities.
These officers are appointed by city council.  The mayor proposes the city’s budget and the council approves or
changes it.

Retail

The city council sets policies, approves budgets, establishes tax rates and passes ordinances and resolutions to

Downtown once boasted anchor retail such as Hibbard’s Department Store and Woolworth’s. But as suburban

govern the city. The council is made up of nine members elected to four-year terms. Four council members represent

residential neighborhoods grew away from the city’s core, downtown hasn’t been able to compete with the ensuing

districts, and the remainder serve the city at-large.  Council members elect a president to preside over their meetings,

development of indoor and open-air malls. Downtown’s store fronts have trended away from retail and toward

as well as a president pro tempore.  Council members receive an annual stipend of $6,250. The mayor’s salary is

entertainment.

$96,000 per year.

A number of shopping areas adjacent to the study area compete with downtown for retail dollars:

El Paso County is governed by a board of commissioners elected to four-year terms and representing five districts. The
county is a political subdivision of the state, and the board of commissioners is an administrative and policy-making
body granted powers by the state legislature.

Old Colorado City, 2 miles west
Once the Colorado territory’s capital, Colorado City was founded in 1859 as a supply hub for mining
operations up nearby Ute Pass.  Colorado City was incorporated into Colorado Springs in 1917 and is a

Sources of city revenue

National Historic District. The area is now a popular tourist and shopping district, with vintage shops and

Colorado Springs has a national reputation as a fiscally-conservative, tax-averse community. The anti-tax crusader

galleries.

Douglas Bruce has called El Paso County home and served on the county’s board of commissioners. While state
laws such as Bruce’s Taxpayers Bill of Rights (or TaBoR), have restricted property and sales tax growth in local gen-

University Village, 4 miles north

eral funds, voters have at times passed tax increases in recent decades, generally when the funds are designated for

Previously an area of light industrial and pre-interstate hotels that had fallen into disrepair, this regional shopping

specific projects and sunset at a designated time. Relative to downtown, funds to construct America the Beautiful Park

center is located north of downtown and adjacent to a portion of the UCCS campus. City Council declared

passed in 1998 as part of a community-wide improvements package.

the area an urban renewal site in 2004. Lagging leasing and construction led to low sales tax revenues and a
default on bonds in December. The area is about 75 percent complete, and will eventually total 650,000 square
feet of retail and restaurant space.
Broadmoor Towne Center, 3 miles south
Features 635,000 square feet of restaurants, retail and home improvement shops.
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Taxes and Financing

Sales and use tax history

General Fund Revenue
$223,209,000

History

Other (4.3%)

1991: City of Colorado Springs voters pass an amendment to the City Charter known as the “Taxpayer’s Bill of
Rights” or TABOR.   This amendment has many elements including:

Intergovt’l ( 9.2%)

• Requiring voter approval of any new taxes or tax increases
Other Taxes (1.6%)

• Establishing an annual city revenue cap and annual property tax revenue cap
• Phasing out the City’s 0.5% sales and use tax dedicated to capital improvements over a five year period.
• Reducing property tax mill levies as debt service is retired if the debt service was backed by property tax
1992: Colorado voters pass an amendment to the State Constitution also known as the “Taxpayer’s Bill of Rights”
or TABOR modeled after the City of Colorado Springs’ TABOR.  

Other Financing Sources (16.7%)

Sales and Use
Tax (52.6%)

1997: City of Colorado Springs voters pass a 0.1% sales and use tax restricted for Trails, Open Space and Parks,
known as the Trails, Open Space and Parks Tax (TOPS).
2001: City of Colorado Springs voters pass a 0.4% sales and use tax restricted for Public Safety, known as the
Public Safety Sales Tax (PSST).
2004: El Paso County, Cities of Colorado Springs, Manitou Springs, and Green Mountain Falls voters pass a 1.0%
sales and use tax to fund a Pikes Peak Regional Transportation Authority, known as PPRTA.

Property Tax (9.3%)

Total debt for all governmental activities
Charges for Services (6.6%)

Governmental Activities (in 000’s)
Fiscal Year 2011
General Oblication Bonds
Sales Tax Revenue Bonds
Certificates of Participation
Capital Leases
Total City Debt

Sales & Use Tax Revenue
Comparative City Sales Tax Rates
Westminster*

5.05%

Aurora*

4.95%

Thornton*

4.95%

Denver*

* Includes the RTD 1.-%,
Cultural and Scientific
Facilities District
		 0.1%, and Metro
Football Stadium District,
0.1% Sales Tax rates.

4.82%

Arvada*

4.66%

Lakewood*

4.20%

Fort Collins

3.85%

Centennial*

6.0%

5.5%

5.0%

Sales Tax rate.

4.5%

4.0%

3.5%

3.0%

2.5%

2.0%

1.5%

1.0%

3.50%

0.5%

Pueblo
0.0%

3.50%

Outstanding Debt values include General Obligation bonds, Certificates of Participation (COP), Capital Leases, and other types of debt.

** Includes PPRTA 1.0%

3.70%

Colorado Springs**

$16,145,000
$30,750,000
$43,440,000
$17,913,000
$108,248,000

Source: City of Colorado Springs 2011 Budget in Brief Booklet
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Property tax history
General Fund 2% Sales and Use Tax
2012
8,635,522
9,078,061
10,871,275

9
In April 1991, City voters passed Charter
Amendment 4, which reduced the mill levy
to 7.000 mills.

8

In 2004, the general obligation bonds were
refinanced - reducing the mill levy by 0.088
mills to 4.944 mills.

7
6
5

In 1993, the general
obligation bonds were
refinanced - reducing the
mill levy by 0.131 mills to
6.869 mills.

4

2012

2011

2010

2009

2008

2007

2006

2005

2004

2003

2002

2001

2000

In 2009, the general obligation bonds were paid off reducing the mill levy by 0.665 mills to 4.279 mills.

1999

1998

1997

1996

1990

3

The mill levy was reduced to comply with
TABOR and the City Charter.

1995

2011
8,146,060
8,223,248
10,550,679
9,620,470
9,658,440
11,319,848
11,270,010
10,158,166
10,896,206
9,604,857
9,017,644
13,379,401
$121,845,029

1994

2010
8,318,578
8,281,304
9,876,381
8,914,403
9,438,240
11,130,334
9,693,458
10,076,313
10,485,937
9,403,583
9,321,946
12,488,340
$117,428,817

1993

2009
7,468,597
8,084,372
9,343,922
7,807,742
8,933,534
11,265,416
9,513,012
9,161,232
9,737,050
9,240,992
8,536,788
11,930,921
$111,023,578

1992

2008
8,335,004
8,696,446
10,337,176
9,096,012
10,434,353
10,494,209
10,281,604
9,954,416
10,009,740
8,796,930
8,429,922
11,095,887
$115,961,699

1991

2007
8,753,913
8,781,047
11,331,740
9,036,912
10,261,082
11,454,604
10,666,061
10,551,397
10,953,836
10,871,793
9,818,561
13,180,625
$125,661,571

Mills

Month
February
March
April
May
June
July
August
September
October
November
December
January

Current sales tax rate and use
Current
Sales
Rate and Use
Total
sales tax
rate isTax
7.4%.
Lodgers and auto rental tax

PPRTA (1.0%)

Tourism is a major source of city revenue, and contributes about 40 percent of city sales tax. The LART was established by a 1980 city ordinance to attract visitors and enhance the economy. The Convention and Visitors Bureau
estimates that each LART dollar it spends on tourism generates more than $2.25 in local tax revenue.
General Use

El Paso County (1.0%)

Major area tourist attractions and annual visitors:
• Garden of the Gods Visitor Center - 593,191
• Cheyenne Mountain Zoo - 574,209
• North Cheyenne Canon - 572,939
• Air Force Academy - 500,000

TOPS
City’s Portion of the Sales Tax
General Use

2.0%

TOPS (Restricted Use)

0.1%

PSST (Restricted Use)

0.4%

Total City portion

2.5%
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Downtown Partnership

Business Improvement District

The Downtown Partnership has been the lead organization for planning, advocating and promoting a vibrant down-

The current Greater Downtown Colorado Springs BID was created by district voters in 2001 and encompasses 40

town Colorado Springs since its formation in the 1970s as a merchants’association, funded by membership dollars.

square blocks. The BID is governed by an 11-member board of directors and funded by a 5-mill tax levy (about $507

The Partnership collaborates with local government, businesses, civic and non-profit groups to make great things hap-

annually for a commercial property with a market value of $350,000). Residential properties are not subject to the

pen downtown. A hands-on board of directors and numerous working committees guide each Partnership entity: the

levy. A budget and operating plan is adopted annually and filed with the city. The BID’s mill levy is projected to gen-

Greater Downtown Colorado Springs Business Improvement District, Community Ventures Inc., and the Downtown

erate about $503,000 in 2012 and an additional $51,000 from Specific Ownership Tax.

Development Authority.
The Partnership’s primary goals are:

BID programs include:

• To make downtown Colorado Springs the top choice for doing and drawing business

• The public space management program: litter, trash and graffiti control.

• To create and sustain an eclectic and lively residential neighborhood

• Working with the city to widen the sidewalks, install pedestrian benches and improve parking options.

• To recruit and support a growing mix of unique, mostly independent retail

• Partnering with the city and state department of transportation to rebuild and design two gateway bridges,

• To further downtown as “the” location for an ever-expansive arts and culture scene
• To heighten downtown’s appeal across ethnic, cultural, religious, and socioeconomic diversities

Bijou and Colorado Avenue, to be iconic entryways to the downtown.
• Working with committees such as SAFE and Premier Downtown Partners to promote public safety, ensure
adequate police presence and legal measures to thwart inappropriate behaviors.

Downtown Development Authority

• Though the BID doesn’t typically provide financing for parking infrastructure, its parking and transportation

Voters established the Downtown Development Authority in November 2006 to provide programs and financial

program facilitates parking improvements such as signage, promotion of the Easy Park Card and, as approved

incentives to encourage downtown development, which often experiences higher costs than suburban development.

by City Council, free holiday parking.

That’s because the variables of limited land supply, access, often removal of an existing obsolete structure, infill, and

Community Ventures, Inc.

mixed use building codes can significantly impact costs.

A charitable organization, this group focuses
The DDA is created in accordance with state law and governed by an 11-member board of directors. In 2007,

on a variety of public benefit projects in

Colorado Springs City Council approved the resolution to adopt the Imagine Downtown Plan as the DDA’s plan of

downtown, largely around the arts. The major

development. A budget and scope of work are filed annually with the city’s budget office.

12-year old program is Art on the Streets,
which promotes a diverse and engaging

The DDA is funded through tax increment financing and a 5-mill tax levy within the district. The mill levy is projected to

cultural environment in downtown Colorado

generate about $749,000 in 2012 and an additional $65,000 from Specific Ownership Tax.

Springs that attracts visitors and enriches the
daily lives of the city’s residents.

The DDA’s 2007 to 2010 matching challenge grant program was instrumental in enhancing the visual and pedestrian
experience of downtown. Projects included business façade improvements, historic structure assessments, landscaping, murals and historic property renovations. The grants were also used to support cultural events, such as Blues
Under the Bridge, Indie Spirit Film Festival, What If Festival and the Pikes Peak Arts Fest. The DDA has been the lead
sponsor for the USA Pro Cycling Challenge. DDA has granted $1.4 million in new investments in downtown and
was instrumental in providing assistance to the Cottonwood Center for the Arts to ensure that downtown had a place
where arts, and budding artists, can flourish.
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Current plans affecting the study area

Streetcar feasibility

These plans are available in your onsite reference library.

The Colorado Springs Streetcar Feasibility Study explored the relationship between streetcars and urban development in Colorado Springs and examined the feasibility of implementing a downtown streetcar system and its economic impact.

Imagine Downtown
The plan of development for the DDA, adopted in 2007, incorporated the input of 400 community members and
identified five themes (mentioned in preamble to the panel’s questions) and 23 goals. Many of the plan’s goals have

Cultural plan for the Pikes Peak Region

been met; increased residential housing plans were not.

This 10-year plan released by COPPeR, the Cultural Office of the Pikes Peak Region, identifies goals, strategies and
tactics for supporting the growth and diversity of cultural activities and offerings in the Pikes Peak region, and, in turn,

Dream City: Vision 2020

points to methods in which the arts can strengthen all sectors of the community. The plan identified two major infra-

The Gazette, Leadership Pikes Peak, Pikes

structure needs for the community: an amphitheatre with good acoustics and large capacity (minimum 1,000 oc-

Peak Library District and COPPeR co-spon-

cupancy), and a quality mid-sized performing arts hall (approximately 800 seats) to serve the numerous groups and

sored this 2009 effort, which summarized

events for which the 2,000-seat Pikes Peak Center is too large or expensive.

visioning input from 3,000 citizens into 11
areas.

Quality of Life Indicators report

Operation 6035

Infill study

In early 2009, a group of nearly 20 organi-

This 2012 City of Colorado Springs study is still in draft form, and examines the economic impact of infill, barriers to

zations in Colorado Springs hired Angelou

infill and how to address them, and the best incentives and locations for infill. The study’s preliminary recommenda-

Economics to detail a long-term economic

tions include making downtown renaissance a centerpiece of the city’s infill strategy.

development strategy for the city. The report’s sponsors included The Broadmoor Hotel, the City of Colorado Springs,
Colorado Springs Utilities, the Regional Economic Development Corporation, the El Pomar Foundation and the
University of Colorado at Colorado Springs. The group identified six broad objectives, formed a Regional Leadership Forum, championed the merger of the Chamber of Commerce and Economic Development Corporation, and
influenced a review of the governance of the city’s hospital.
Urban Renewal Areas
The Colorado Springs Urban Renewal Authority has nine approved projects, four inside study area boundaries:
CityGate (2007), City Auditorium Block (2004), Southwest Downtown (2001) and South Central Downtown, or the
Lowell School area (1988). Adjacent University Village is also an urban renewal project.
Form-based code
Downtown code was overhauled in 2009 for its specific land uses and unique characteristics, allowing for more flex-

Pikes Peak Art Festival

ibility, encouraging downtown-appropriate construction, and facilitating more residential projects. Downtown also has
its own review board evaluating usage proposals. The Form-Based Codes Institute defines form-based codes as “a
method of regulating development to achieve a specific urban form. Form-Based Codes create a predictable public
realm primarily by controlling physical form, with a lesser focus on land use, through city or county regulations.”
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Study area neighborhood organizations

Churches

The Old North End Neighborhood association actively represents 1,500 residents in the prestigious, historic neigh-

Downtown has a high number of churches within its borders, dating to the city’s founding, when General Palmer

borhood that formed the city’s northern boundary at its founding. The area is bounded by Monument Valley Park on

donated land to any church that wanted it.

the west, Uintah Street and Colorado College to the south, Wahsatch Avenue on the east and the old Rock Island
Railroad bed on the north.

Major downtown churches and congregation size:
First Presbyterian (4,100)

The Old North End Neighborhood includes

First United Methodist (2,700)

two National Register Historic Districts,

St. Mary’s Catholic Church (1,000)

comprising 52 blocks and 792 properties.

First Congregational

In October 2000, the North End National

First Christian

Historic District was granted protection
under the Historic Preservation Ordinance

Colleges

(overlay zoning), a local designation ap-

Colorado College

proved by City Council.

Founded in 1874 as a coeducational liberal arts school, Colorado College offers 80 majors and minors through the
intensive block plan to a student body of 2,040. The campus includes the Edith Kinney Gaylord Cornerstone Arts

ONEN is a part of the Council of Neigh-

Center, opened in 2008 as an interdisciplinary arts building allowing for innovative, experimental, and collaborative

bors and Organizations, an umbrella orga-

projects in a unique space with state-of-the-art technology.

nization of citywide neighborhood associations that has been active in lobbying local government on issues of neighborhood concern.

Pikes Peak Community College
Pikes Peak Community College, the state’s second largest community college, provides a wide variety of educational

Foundations

experiences to prepare 21,000 students at four campuses to enter the workforce or transfer to a four-year college or

El Pomar Foundation

university with an Associate of Arts or Science degree. The college offers almost 150 degree and certificate career

Founded in 1937 by Spencer and Julie Penrose, El Pomar grants funds across a broad spectrum of focus areas,

and technical education program. The Downtown Studio Campus has shown impressive growth over the last five

including: arts and culture, civic and community initiatives, education, health, and human services. Since its founding,

years, increasing enrollment by 31 percent.

trustees have approved grants totaling more than $418 million to benefit the state of Colorado. Currently, El Pomar
grants more than $20 million annually. The foundation also operates programs that encourage leadership and

University of Colorado, Colorado Springs

promote community development, such as the non-profit executive leadership program, Forum for Civic Advancement

UCCS, a campus of the University of Colorado system, has become one of the fastest-growing universities in the state

and fellowship program.

and nation since a permanent campus was established in 1965.  The campus offers 36 bachelor’s degrees, 19 masters, and five doctoral degrees to 13,500 students. UCCS is also one of the largest employers in southern Colorado,

Pikes Peak Community Foundation

employing 1,700 people.

The Pikes Peak Community Foundation evolved from the Colorado Springs Community Trust, founded in 1928 to
improve local quality of life. Since becoming a community foundation in 1996, PPCF has given more than $100 million to local charitable organizations and projects, and manages a wide range of local impact initiatives designed to
advance health, wellness, and cultural activities in the Pikes Peak region.
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Social service providers
Like many cities, social services are concentrated in downtown. Major providers include:
Catholic Charities
Catholic Charities of Central Colorado is the social service arm of the Diocese of Colorado Springs, and was
incorporated as a 501(c)(3) human service organization in 1968. The Marian House facility, which includes a soup
kitchen that provides meals 365 days per year to all comers, is its most visible downtown outreach. The soup kitchen
has seen significant increases in clients, leading to a new building in 2010. Catholic Charities also provides housing,
employment, mental health, medical, and childcare services or referrals.
Ecumenical Social Ministries
Founded in 1982 by eight downtown churches, Ecumenical Social Ministries was created as a collaborative Christian organization serving the emergency assistance needs of low-income and homeless individuals and families in
Colorado Springs.
Pikes Peak United Way
Founded in 1922, Pikes Peak United Way focuses on education, family stability and safety net services. The agency
runs 211, a 24/7 health and human service referral and information hotline. PPUW also oversees the community’s
Quality of Life Indicators report. Homeward Pikes Peak is a United Way affiliate whose mission is to coordinate local
homeless services with the goal of ending homelessness in Colorado Springs.

Other notable amenities
Colorado Springs Utilities
Downtown is served by a municipally-owned, not-for-profit, four-service utility governed by the Colorado Springs City
Council. Springs Utilities boasts competitive rates and above-average reliability ratings, due in large part to a high
number of buried electrical lines. One of Springs Utilities’ largest accomplishments in recent years is the Southern
Delivery System, a regional project to bring Arkansas River water stored in Pueblo Reservoir to Colorado Springs,
Fountain, Security and Pueblo West. Now under construction, the project will deliver water beginning in 2016.
• The downtown YMCA
• City Rock Climbing Gym
• Colorado Springs Utilities
• Jack Quinn’s running club, averaging 500 to 1,500 runners on Tuesday nights
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